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CEQA 
Determination: 
 
 
 
Case Planner: 
 
Recommendation: 
 
 
 
 
 
 
 
 
Resolution: 
 

 
parking spaces, 6,063 square feet of common open space, and 
14,970 square feet of landscaping. DR No. 24-22 is necessary to 
review the site planning, architecture, and landscape design for the 
proposed project and CUP No. 14-22 is requested for the transfer 
of development standards as the project area is “split-zoned.”  2.4 
acres (or 104,544 square feet) of the property is located within the 
M/MU (Mixed/Multi-use) zone and 0.13 acres (or 5,726 square feet) 
is located within the R-1A (One-family Dwelling) zone. This request 
is made pursuant to the requirements of Chapters 16.10, 17.122, 
& 17.123 of the El Monte Municipal Code (EMMC). 
 
Article 19.  Categorical Exemptions – Class 1, Section 15332 (Infill 
Development Projects) in accordance with the requirements of the 
California Environmental Quality Act (CEQA) of 1970 and the 
CEQA Guidelines, as amended. 
 
Tony Bu, Senior Planner 
 
1. Open the public hearing; 
2. Receive presentation from staff; 
3. Pose questions to staff; 
4. Allow members of the public to offer comment; 
5. Pose follow up questions to staff; 
6. Close the public hearing; and 
7. Adopt a Resolution to approve the request and adopt a 

Categorical Exemption. 
 
3653 
 

8.3 Development Agreement (DA) No. 08-22 and Design Review (DR) No. 23-22 

 

 Address/Location: 
 
Request: 
 
 
 
 
 
 
 
 
 
 
 
 
 

9660 Flair Drive (APN 8581-001-104) 
 
The applicant is requesting to construct an 85 foot high electronic 
billboard on a 38,805 square foot property currently developed with 
a 3-story office building and surface parking. The office building will 
remain and the billboard will be located east of the building. 
Entitlements include a Development Agreement between the City 
of El Monte and Bulletin Displays, LLC and a Design Review to 
analyze the aesthetics of the billboard. The property is located in 
the Office Professional (OP) zoning district and also in Subarea No. 
1 of the City’s Billboard Overlay Zone. 
 
The Planning Commission will act as the recommending body, with 
the final determination made by the City Council at a future public 
hearing. The request is made pursuant to Chapters 17.122 (Design  
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NEXT SCHEDULED CITY PLANNING COMMISSION MEETING 

 

Tuesday, May 23, 2023 at 7:00 P.M. 

City Hall East – City Council Chambers 
 

Availability of staff reports:  Copies of the staff reports or other written documentation relating 
to each item of business described hereinabove are available on the City’s Home Page at 
www.elmonteca.gov or https://www.ci.el-monte.ca.us/AgendaCenter/Planning-Commission-2.  
You may also call the Planning Division at (626) 258-8626 for more information. 

 
Individuals with special needs:  The City of El Monte wishes to assist individuals with special 
needs.  In compliance with the Americans with Disabilities Act, if you need special assistance to 
participate in this meeting, please contact the Planning Division at (626) 258-8626.  Notification 
48 hours prior to the meeting will enable us to make reasonable arrangements to ensure 
accessibility to this meeting (28 Code of Federal Regulations 35.102-35.104 ADA Title II). 
 
General explanation of how the meeting is conducted: 
1. The staff report is presented by City Planning staff. 
2. The City Planning Commissioners ask questions if necessary for clarification.  
3. The City Planning Commission Chair opens the public hearing. 
4. The applicant makes a presentation to the City Planning Commission. 
5. Individuals speaking in favor of the project address the Commission. 
6. Individuals speaking against the project address the Commission. 
7. The applicant responds to project opponents. 
8. The public hearing is closed. 
9. City Planning Commission members discuss the project. 
10. City Planning Commission members vote on the project. 
11. At the next scheduled Commission meeting, which is usually two weeks after the hearing, a 

resolution confirming the Commission action will be adopted. 
12. Any interested party who disagrees with the City Planning Commission decision may appeal 

the Commission’s decision to the City Council within 10 calendar days of the adoption of the 
resolution. Any appeal filed must be directed to the City Clerk’s Office and must be 
accompanied by a fee of $868.00 or $3,094.00 (depending on the type of project). Any 
individual that received notice of this meeting from the City of El Monte will receive notice of 
an appeal, if one is filed. 

http://www.elmonteca.gov/
https://www.ci.el-monte.ca.us/AgendaCenter/Planning-Commission-2


 

 ZONING REVIEW COMMITTEE AGENDA 
 

 RESULTS 
 

CITY OF EL MONTE ZONING REVIEW COMMITTEE 
 

TUESDAY, MARCH 14, 2023  
 

6:00 P.M. 
CITY HALL WEST – CONFERENCE ROOM A 

11333 VALLEY BOULEVARD 
 

This meeting shall be conducted in compliance with the procedures of 
Government Code section 54953 as most recently amended by AB 2449 
which took effect January 1, 2023. As amended by AB 2449, Government 
Code section 54953(f) allows less than a quorum of the Planning 
Commission to participate remotely at any given meeting of the Planning 
Commission where the remote participant(s) have a statutorily defined 
“just cause” reason or “emergency” reason for participating remotely. 
When a member of the Planning Commission participates remotely 
pursuant to Government Code section 54953(f), the location from which 
the Planning Commission member is participating remotely does not 
need to be identified on the agenda and does not need to be open to 
members of the public. Because Government Code section 54953(f) 
allows Planning Commission members to notify the City of their need to 
participate remotely as late as the start of the meeting, the Planning 
Commission will prepare for all meetings with the assumption that some 
number of its members (less than a quorum) might need to participate 
remotely pursuant to Government Code section 54953(f). All such 
meetings will be conducted in compliance with the requirements of 
Government Code section 54953(f)(1). Per Government Code section 
54953(f)(2)(B), any Planning Commission member who participates 
remotely per Government Code section 54953(f) “shall publicly 
disclose at the meeting before any action is taken, whether any 
other individuals 18 years of age or older are present in the room at 
the remote location with the member, and the general nature of the 
member’s relationship with any such individuals” 

 
Members of the public wishing to observe the meeting may do so 
in one of the following ways:  
 
1) Attend the meeting in person at City Hall West – Conference Room 

“A”. 
   

2) Call-in Conference (669) 444-9171; Meeting ID 819 5313 8958 and 
then press #.  Press # again when prompted for participant ID. 

 

 

CITY OF EL MONTE 
ZONING REVIEW 

COMMITTEE 
 

CHAIRPERSON 
ALFREDO NUÑO 

 
DEPUTY DIRECTOR 
JASON MIKAELIAN 

 
CHIEF BUILDING OFFICIAL 

JESS McCLOSKEY 
 
 
 

 
 
 

 
 
 
 
 
 
 
 
 
 
 
 
 
 
 

 
 

 
 
 
 

Phone: (626) 258-8626 
www.elmonteca.gov 

planning@elmonteca.gov 
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Members of the public wishing to make public comment may do 
so in one of the following ways:  
 
(1) Call-in Conference (669) 444-9171; Meeting ID 819 5313 8958 and 
then press #. Press # again when prompted for participant ID. Once 
admitted into the meeting, press *9 to request to speak. 
 
(2) Email or Telephone– All interested parties can submit comments in 
advance to the Planning Division’s general telephone line: (626) 258-
8626 or planning@elmonteca.gov. All comments must be received by 
the Planning Division no later than 3:00 pm on March 14, 2023. 
 

Instruction regarding accommodation under the Americans with 
Disabilities Act can be found on the last page of this Agenda. 

 
 

OPENING OF MEETING 
 

1.   Call Meeting to Order 
6:02pm 
 

2.   Flag Salute 
 
3.   Roll Call  

Committee Members Present: 
 Alfredo Nuño, Chairperson 
 Jason C. Mikaelian, AICP, Deputy Director  
 Jess McCloskey, Chief Building Official 
 
 Staff Members Present: 
 Carolyn Camarena, Assistant Planner 
 Sandra Elias, Associate Planner 

 
4.   Public Comments 

Citizens wishing to address the Zoning Review Committee on land use and development 
matters may do so at this time. Note that the Committee cannot respond to or take any 
action on the item. 
 
Citizens wishing to speak on an agenda item will be given the opportunity to speak after the 
item is presented by staff.  
 
Limit your comments to three (3) minutes. State your name and address for the record. 

 
 
 

PUBLIC HEARING 
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     5.       Minor Use Permit (MUP) No. 16-22 

 
Address: 9814 Garvey Avenue, Unit 24 & Unit 25 / APN No. 8102-003-034 
 
Request:  The Applicant is proposing to establish a 960 square foot tattoo 

service use within an existing 23,576 square foot multiple-tenant 
shopping center (Tito’s Plaza).  The subject site is located within the 
MMU (Mixed/Multiuse) zone.  The MUP request is made pursuant to 
Chapter 17.123 (Conditional and Minor Use Permits) of the El Monte 
Municipal Code (EMMC).  

 
CEQA Determination:   Article 19. Categorical Exemptions – Section 15301 (Class 1 – 

Existing Facilities) in accordance with the requirements of the 
California Environmental Quality (CEQA) Act of 1970 and the CEQA 
Guidelines, as amended. 

 
Case Planner: Carolyn Camarena, Assistant Planner  
 
Recommendation: Open the public hearing; 

1. Receive presentation from staff; 
2. Pose questions to staff; 
3. Allow members of the public to offer comment; 
4. Pose follow up questions to staff; 
5. Close the public hearing; and 
6. Approve the Minor Variance request, adopt the Conditions of 

Approval and adopt the Categorical Exemption 

  

 

Motion:  Chair Nuño motioned to approve Item No. 5, subject to conditions; Seconded by Chief 
Building Official McCloskey. 
 
Motion Carried 3-0 
 

NEXT SCHEDULED ZONING REVIEW COMMITTEE MEETING 
Tuesday, April 11, 2023, at 6:00 p.m. 
City Hall East – City Council Chambers 

 
Availability of staff reports:  Copies of the staff reports or other written documentation relating to 
each item of business described hereinabove are available on the City’s Home Page at 
www.elmonteca.gov or http://ci.el-monte.ca.us/AgendaCenter You may also call the Planning 
Division at (626) 258-8626 for more information. 

Individuals with special needs:  The City of El Monte wishes to assist individuals with special 
needs.  In compliance with the Americans with Disabilities Act, if you need special assistance 
to participate in this meeting, please contact the Planning Division at (626) 258-8626.  

http://www.elmonteca.gov/
http://ci.el-monte.ca.us/AgendaCenter
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Notification 48 hours prior to the meeting will enable us to make reasonable arrangements to 
ensure accessibility to this meeting. [28 Code of Federal Regulations 35.102-35.104 ADA Title 
II] 

 
 
General explanation of how the meeting is conducted: 
1. The staff report is presented by City Planning staff. 
2. The Zoning Review Committee may ask questions if necessary for clarification.  
3. The Zoning Review Committee Chair opens the public hearing. 
4. The applicant makes a presentation to the Zoning Review Committee. 
5. Individuals speaking in favor of the project address the Committee. 
6. Individuals speaking against the project address the Committee. 
7. The applicant responds to project opponents. 
8. The public hearing is closed. 
9. Zoning Review Committee members discuss the project. 
10. Zoning Review Committee members vote on the project. 
11. Any interested party who disagrees with the Zoning Review Committee decision may appeal the 
Committee’s decision to the Planning Commission within 10 calendar days. Any appeal filed must 
be directed to the City Clerk’s Office and must be accompanied by a fee of $868.00 or $1,465.00 
(depending on the type of project). Any individual that received notice of this meeting from the City 
of El Monte will receive notice of an appeal if one is filed. 
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PLANNING COMMISSION MINUTES              
 

ACTION MINUTES FOR THE PLANNING COMMISSION MEETING HELD ON  
TUESDAY, FEBRUARY 28, 2023 AT CITY HALL COUNCIL CHAMBERS 

 11333 VALLEY BOULEVARD, EL MONTE, CALIFORNIA 
 

 
1. Call Meeting to Order – Meeting was called to order by Commissioner Peralta at 7:08 p.m.  

 
2. Flag Salute – The Flag Salute was led by Commissioner Peralta. 

 
3. Roll Call – The roll call was led by Senior Planner Bu. 

 
Commissioners present:  Peralta (Virtual), Gonzalez (Virtual), and Tamashiro (Virtual) 
 
Commissioners Absent: Wong (excused absence) and Nuño (excused absence), 
 
Staff Present:   Director Donavanik 
       Deputy Director Mikaelian, AICP 

City Attorney Tabares 
Senior Planner Bu 

             
4. Approval of Agenda:   
 
Motion: by Commissioner Tamashiro to approve the Agenda; seconded by Commissioner  

Peralta. 
 
Motion carried 3 – 0.  
 
5. Commission Disclosures:  
 
None. 
 
6. Public Comments: 
 
None. 

CONSENT CALENDAR 
 
7.1 Approval of Zoning Review Committee Minutes: 
 
None. 
 
7.2 Approval of Planning Commission Minutes: 
 
None. 
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PUBLIC HEARING 
 
8.  Tentative Parcel Map (TPM) No. 83565, Design Review (DR) No. 18-21, and Conditional 
Use Permit (CUP) Nos. 15-21 & 16-21 
 
Address/Location:  3342-3358 Santa Anita Avenue & 10623 Brockway Street  

(APNs 8579-005-003 & 8579-005-024 thru -028) 
 
Request:  The applicant is proposing to construct a new 4,851 square foot (SF) drive-thru 

restaurant, to be operated by “Chick-Fil-A”, on an approximate 1.89-acre (or 78,620 
SF) property that will consist of two (2) drive-thru lanes that can accommodate 29 
queuing vehicles. The drive-thru will include two (2) vehicle canopies with a combined 
total of 3,185 SF.  A total of 100 indoor dining seats are proposed within the restaurant 
and 44 outdoor dining seats are proposed at the front entryway. In addition, 
approximately 16,158 SF of landscaping and 101 open parking spaces are proposed 
for the site. The subject property is located within the C-3 (General Commercial) zone.  
This request is made pursuant to Chapters 16.10, 17.122, and 17.123 of the El Monte 
Municipal Code (EMMC). 

 
Senior Planner Bu provided a PowerPoint presentation. 
 
Public Comments: 
 
• Carlos Arias (Representative of Chick-Fil-A) provided a presentation and shared background 

on the proposed development and business.  Arias also included details on a precast 
blockrete wall that is proposed to be installed along the north and eastern property lines.  In 
addition, Arias shared concerns with Condition of Approval (COA) No. 41 that requires the 
applicant to work with the City’s Public Works Department to include traffic control measures 
along the Brockway Street driveway. Deputy Director Mikaelian clarified that COA No. 41 will 
be updated to require traffic control measures if issues arise in the future.  Commissioner 
Gonzalez inquired about the hiring practices of Chick-Fil-A when it comes to inclusivity.  Arias 
responded that Chick-Fil-A hires local-level employees within the community and does not 
partake in discriminatory hiring practices. 
 

• Priscilla Gastelo (El Monte Resident) expressed support for the proposed project and would 
like Chick-Fil-A to support the LGBTQIA community in El Monte. 

 
• Stella Rayoza (El Monte Resident) expressed concerns with the location of the proposed trash 

enclosure and potential light spill-over caused from the business and drive-thru.  
Commissioner Peralta agreed that the proposed trash enclosure is within close proximity to 
the adjacent residential property and suggested that it is relocated (along with the grease 
interceptor) to be away from the residential properties.  Commissioner Peralta also expressed 
concerns with the reuse of the existing pylon sign and potential light glare caused from the 
sign. In addition, Peralta inquired if there may be opportunities to include additional 
landscaping and seating to site to replace surplus parking spaces. 

 
• Bianca (El Monte Resident) expressed concerns with traffic from the 10-freeway off-ramp and 

potential conflicts with the Brockway Street driveway.  Commissioner Peralta suggested that 
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the Condition of Approval should be reworded to monitor driveway activities, and if issues 
arise, the applicant would then need to work with the City to implement traffic control measures 
to mitigate the issues. 

 
• Dan Kloos (Linscott, Law & Greenspan, Engineers) further explained the findings of the traffic 

analysis. 
 
• Robert Lombardi (Representative of Chick-Fil-A) provided additional information on the 

proposed landscaping, perimeter walls, on-site vehicle queuing, and on-site deliveries.  
Lombardi also confirmed that his team is open to relocating the trash enclosure and grease 
interceptor. 

 
Motion:  Following the discussion, it was moved by Commissioner Tamashiro to approve TPM 
No. 83565, DR No. 18-21, and CUP Nos. 15-21 & 16-21 with added/modified conditions of 
approval; seconded by Commissioner Peralta. 
 
Motion carried 2 – 1 (Gonzalez). 
 

REGULAR AGENDA 
 
 
9.  Study Session for Code Amendment (CA) No. 810 
 
Address/Location:  Citywide 
 
Project:  Annual Zoning Code Amendments 
 
Request:  Receive the Study Session presentation from staff and provide comments for the 
proposed Zoning Code updates and Subdivision Ordinance updates. 
 
Commissioner Peralta recommended that Study Session is continued to the next Planning 
Commission meeting. 
 
Motion: Following the discussion, it was moved by Commissioner Peralta to continue Study 
Session for CA No. 810 to the next meeting; seconded by Commissioner Tamashiro. 
 
Motion carried 3- 0. 

 
REPORTS AND OTHER ITEMS 

 
9. Director’s Report:   
 
• Director Donavanik informed the Commissioners that City Council will be conducting a study 

session on March 14, 2023; therefore, the regular Planning Commission meeting will be 
rescheduled for a special meeting date of March 15, 2023.  Donavanik also confirmed that 
the elections for the Chair/Vice-Chair for the Planning Commission and Zoning Review 
Committee can be postponed to the next meeting when the full body of the Commission is 
present. 
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10.  City Attorney’s Report:   
 
• City Attorney Tabares provided an update on AB2449 and the new provisions for remote 

participation at public meetings.  
 

• Commissioner Tamashiro requested that Tabares email the Commissioners with the new 
provisions. 

 
11.  Commissioner Comments:  
 
• Commissioner Tamashiro thanked staff. 
 
• Commissioner Gonzalez is looking forward to attending meetings in-person. 

 
• Commissioner Peralta is looking forward to attending meetings in-person. 
 
 
12.  Adjournment  
 
Meeting adjourned at 9:18 p.m.  
 
Respectfully submitted,  
 
 
____________________________________ 
Planning Commission Commissioner 
Cesar Peralta 
 
 
____________________________________ 
Planning Commission Secretary                            
Tony Bu, Senior Planner 



  MARCH 15, 2023  SPECIAL PLANNING COMMISSION MEETING MINUTES | 1 
 
 

PLANNING COMMISSION MINUTES              
 

ACTION MINUTES FOR THE PLANNING COMMISSION SPECIAL MEETING HELD ON  
WEDNESDAY, MARCH 15, 2023 AT CITY HALL COUNCIL CHAMBERS 

 11333 VALLEY BOULEVARD, EL MONTE, CALIFORNIA 
 

 
1. Call Meeting to Order – Meeting was called to order by Chairperson Wong at 7:01 p.m.  

 
2. Flag Salute – The Flag Salute was led by Chairperson Wong. 

 
3. Roll Call – The roll call was led by Deputy Director Mikaelian. 

 
Commissioners present:  Wong, Nuño, Peralta, Gonzalez and Tamashiro 
 
Commissioners Absent: None. 
 
Staff Present:   Director Donavanik  
       Deputy Director Mikaelian, AICP 

City Attorney Tabares  
Senior Planner Lee (Virtual) 
Assistant Planner Martinez 

             
4. Approval of Agenda:   
 
Motion: by Commissioner Peralta to approve the Agenda; seconded by Commissioner  

Gonzalez. 
 
Motion carried 5 – 0.  
 
5. Commission Disclosures:  
 
None. 
 
6. Public Comments: 
 
None. 

CONSENT CALENDAR 
 
7.1 Approval of Zoning Review Committee Minutes: 
 
Motion:  by Vice-Chairperson Nuño to approve minutes for the February 14, 2023 Zoning Review 
Committee meeting; seconded by Commissioner Tamashiro. 
 
Motion carried 5 – 0.  
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7.2 Approval of Planning Commission Minutes: 
 
Motion:  by Commissioner Tamashiro to approve minutes for the February 14, 2023 Planning 
Commission meeting; seconded by Commissioner Peralta. 
 
Motion carried 5 – 0.  
 

REGULAR AGENDA 
 
8.1 2022 Annual Housing Report 
 
Address/Location:  Citywide 
 
Request:  The City of El Monte has completed the Housing Element Annual Report for 2022. This 
report tracks housing construction and implementation of housing programs during the reported 
period. The City Council adopted the “Vision El Monte” General Plan in 2011 and the Housing 
Element in 2022. 
 
Assistant Planner Martinez provided a PowerPoint presentation. 
 
Motion:  Following the discussion, it was moved by Vice-Chairperson Nuño to adopt Planning 
Commission Resolution No. 3648, recommending City Council approval and directing staff to 
transmit the report to the Governor’s Office of Planning and Research and the state Department 
of Housing and community Development; seconded by Commissioner Gonzalez. 
 
Motion carried 5 - 0. 
 
8.2 Study Session for Code Amendment (CA) No. 810 
 
Address/Location:  Citywide 
 
Project:  Annual Zoning Code Amendments. 
 
Deputy Director Mikaelian provided a PowerPoint presentation. 
 
Following the discussion, the Planning Commission received the Study Session presentation 
from staff and provided comments on the proposed Zoning Code update. 

 
REPORTS AND OTHER ITEMS 

 
9. Director’s Report:   
 
• Election of Planning Commission Chair & Vice-Chair and Zoning Review Committee Member 

& Alternate:  
 
Chairperson Wong motioned and Commissioner Gonzalez seconded to nominate and appoint 
the following Planning Commission and Zoning Review committee positions: 
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Planning Commission Chair – Commissioner Peralta 
Planning Commission Vice Chair – Commissioner Tamashiro 
Zoning Review Committee – Commissioner Tamashiro 
Zoning Review Committee Alternate – Commissioner Gonzalez.  
 
Motion carried 5-0. 

 
• Director Donavanik reminded the Planning Commissioners to turn in their form 700, otherwise 

a penalty will apply.  
 

• Director Donavanik presented Chairperson Wong a bouquet of flowers and thanked her for 
her service to the Planning Commission.   

 
10.  City Attorney’s Report:   
 
• City Attorney Tabares stated that with AB 2449 in place, Commissioner’s are able to utilize 

emergency teleconferencing two times a year. 
 

11.  Commissioner Comments:  
 
• Commissioner Perata – Thanked Chairperson Wong for her service.  

 
• Commissioner Tamashiro – Unable to attend the March 28, 2023 Planning Commission 

meeting and thanked Commissioner Wong for her service. 
 
• Commissioner Gonzalez – Inspired by Chairperson Wong’s service to the community. 

Thanked Deputy Director Mikaelian for his detailed presentation. 
 

• Vice-Chairperson Nuño – Thanked Chairperson Wong for her service. 
  
• Chairperson Wong – This will be her last Planning Commission meeting and reflected all that 

she learned from the Planning Commission meeting throughout her service. 
 
12.  Adjournment 
 
Meeting adjourned at 8:48 p.m.  
 
Respectfully submitted,  
 
 
____________________________________ 
Planning Commission Chairperson  
Cesar Peralta 
 
 
____________________________________ 
Planning Commission Secretary                            
Nancy Lee, Senior Planner 
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PLANNING COMMISSION MINUTES              
 

ACTION MINUTES FOR THE PLANNING COMMISSION MEETING HELD ON  
WEDNESDAY, MARCH 28, 2023 AT CITY HALL COUNCIL CHAMBERS 

 11333 VALLEY BOULEVARD, EL MONTE, CALIFORNIA 
 

 
1. Call Meeting to Order – Meeting was called to order by Chairperson Peralta at 7:18 p.m.  

 
2. Flag Salute – The Flag Salute was led by Chairperson Peralta. 

 
3. Roll Call – The roll call was led by Senior Planner Lee. 

 
Commissioners present:  Nuño, Peralta, Gonzalez  
 
Commissioners Absent: Tamashiro. 
 
Staff Present:   Director Donavanik  
       Deputy Director Mikaelian, AICP 

City Attorney Tabares  
Senior Planner Lee  

             
4. Approval of Agenda:   
 
Motion: by Commissioner Gonzalez to approve the Agenda; seconded by Chairperson  

Peralta.  
 
Motion carried 3 – 0.  
 
5. Commission Disclosures:  
 
None. 
 
6. Public Comments: 
 
None. 

CONSENT CALENDAR 
 
7.1 Approval of Zoning Review Committee Minutes: 
 
None. 
 
7.2 Approval of Planning Commission Minutes: 
 
None. 
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PUBLIC HEARING 
 
8.1 Code Amendment (CA) No. 810: Title 16 (Subdivision Ordinance); CA No. 811: Title 

17 (Zoning Code); and CA No. 812: Titles 1 (General Provisions), 5 (Business 
Licenses and Regulations), 8 (Health and Safety), 10 (Vehicles and Traffic), 12 
(Streets, Sidewalks and Public Places) and 14 (Sustainable Development) of the El 
Monte Municipal Code (EMMC); 

 
Specific Plan Amendment No. 02-23: Gateway (SP-1), Mountain View (SP-2), 
Downtown Main Street (SP-4) and Esperanza Village (SP-5) Specific Plans; and  

 
Zoning Map No. 1 (ZM-1): City’s Official Zoning Map.  

 
Deputy Director Mikaelian provided a PowerPoint presentation and noted that ZM-1 will be 
considered at the next Planning Commission meeting.  
 
Public Comments: 
 
None.  
 
Motion 1:  Following the discussion, it was moved by Commissioner Nuño to approve Resolution 
No. 3649 seconded by Commissioner Gonzalez. 
 
Motion carried 3-0 
 
Motion 2: It was moved by Chairperson Peralta to continue ZM-1 to the April 11, 2023 Planning 
Commission meeting seconded by Commissioner Nuño.  
 
Motion carried 3 - 0. 
 
8.2 Sign District (SD) No. 01-23: To establish a Special Sign District for the El Monte 

Center (the SD-1 overlay); and Design Review (DR) No. 05-23: To approve a new 
freeway-oriented pylon sign with a height greater than 25 feet in the SD-1 overlay. 

 
Address/Location:  • SD No. 01-23: The El Monte Center: 
Street Addresses: 3500-3698 Peck Road, 1021-1045 Stewart Street, 11728 Alloway Street and 
3400 and 3515 La Madera Avenue; and APN Nos: 8567-014-027, -043 & -048; APN Nos. 8567-
015-055, -057, -058 & -059 and APN Nos. 8567-016-026, -027, -028, -030, -033, -039, -040, -
046 & -047); and 
• DR No. 05-23: South Side of Stewart Street (APN No. 8567-016-047). 
 
Deputy Director Mikaelian requested that the item be continued to the April 11, 2023 Planning 
Commission meeting.  
 
Motion:  It was moved by Chairperson Peralta to continue the item to the April 11, 2023 Planning 
Commission meeting; seconded by Commissioner Nuño. 
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irrigation fixtures, walls and fencing, landscaping and related landscape 
improvements and the like, as applicable); 

d. All trash receptacles shall be placed in the rear of each private yard, such back 
yard shall be screened with a decorative wall or fence; and 

e. Compliance with any applicable City ordinances related to the preservation of 
certain varieties of protected trees, which would require City approval for 
removal and/or relocation. 

 
15. The Homeowners Association shall remove any graffiti on the project site within 24 

hours of discovery. The paint utilized to cover the graffiti shall substantially match the 
existing structure. In the event that the paint finish of the abated area is noticeably 
distinguishable from the rest of the structure, the Homeowners Association shall paint 
additional portions of the building to minimize the disparity, subject to the approval of 
the Planning Division. Original surface materials installed and designed to not accept 
paint such as stone, metal, brick, faux stone, veneers, etc. shall be restored to the 
original finish with methods accepted and agreed to by the Planning Division. 

 
CONSTRUCTION 
 
The Project is subject to EMMC Chapter 17.50 (Performance Standards), which includes 
(but is not limited) to the following Conditions of Approval: 
 
16. Notification of Construction. The applicant shall distribute a notice to all residents 

within 300 feet of the project boundaries prior to the commencement of construction 
activities. The notice shall include the contact information of the project manager and 
Planning Division staff. 

 
17. Securement of Site. Prior to commencing demolition and site preparation activities, 

the project site shall be secured with a fence to prevent unauthorized access to the 
site and the fence shall contain a screening material to screen construction activities 
from view. The temporary screening fence shall be maintained in good condition (free 
of tears, holes, crack lines, debris, etc.) at all times. At the primary entrance to the 
site, the screening material shall be reduced to a maximum height of four feet to 
provide visibility into the site at all times and for public safety purposes. 

 
18. Preconstruction Meeting. Prior to the commencement of construction on the site, the 

applicant should schedule a pre-construction meeting between the general 
superintendent or field representative and the Planning Division to discuss the 
approved plans and construction requirements. 

 
19. The Applicant shall ensure that the contractors conduct demolition and construction 

activities between the hours of 7:00 AM and 6:00 PM on weekdays and 9:00 AM to 
5:00 PM on Saturdays, with no construction permitted on Sundays or Federal 
holidays. 
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20. Truck/Traffic Management Plan. A truck/traffic management plan should be required 
for the project pursuant to the City’s Public Works Department. All construction traffic 
regarding the movement of heavy equipment and graded materials shall be limited 
to off peak hours. This plan shall be approved by the Public Works Department and 
Planning Division prior to the issuance of building permits. 

 
21. Staging Areas. A staging area for the project shall be approved by Planning Division 

staff prior to the issuance of building permits. All construction related activities are 
prohibited within the public right-of-way. All such activities shall be conducted on the 
project site or another designated property within 500 feet of the project site. 

 
22. Refuse Disposal. All construction and demolition debris shall be removed from the 

property in compliance with State law and Chapter 8.20 (Solid Waste – Removal, 
Collection, Disposal and Diversion) of the EMMC. The removal of all solid waste 
arising out of the construction and demolition process shall be undertaken by a duly 
franchised solid waste hauler authorized to provide solid waste services for 
construction and demolition projects within the City. The removal of all other waste 
from the property shall be undertaken by a duly franchised solid waste hauler 
authorized to provide solid waste services to residential and commercial properties 
within the City. 

 
23. Prior to the issuance of a building permit, the applicant shall submit to the Building 

and Safety Division and the Code Enforcement Division, the name and contact 
information for the contracted waste hauler. It shall be the developer's obligation to 
ensure that the waste contractor utilized has obtained permits from the City to 
provide such services. 

 
24. Prior to final approval for occupancy, and in addition to any other requirements set 

forth under the EMMC or by the Chief Building Official, the developer shall submit to 
the Building and Safety Division, the receipt(s) showing evidence that the waste and 
debris generated during the construction process were properly disposed and/or 
diverted. 

 
25. Except as otherwise authorized pending the completion of the construction and 

demolition activities authorized under this Section, solid waste containers and bulky 
items may not be stored or maintained at locations designated for parking and must 
be maintained in those locations designated for the temporary storage of solid waste 
and bulky items. 

 
26. Maintenance. The project site and the public right-of-way adjacent to any portions of 

the site shall be maintained in a condition which is free of debris both during and 
after the construction, addition or implementation of the entitlements granted by the 
City.  
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27. The project shall comply and be designed to meet all requirements of the most 
current California Building standards with the 2020 Los Angeles County 
Amendments and the EMMC. 

 
28. All onsite activities shall comply with the City of El Monte Noise Ordinance at all 

times.  
 

29. Applicant is required to comply with Sections 3503, 3503.5, and 3513 of the 
California Fish and Game Code and the Migratory Bird Treaty Act (MBTA). 
Compliance with the California Fish and Game Code and MBTA would ensure that 
impacts to nesting birds and raptors, which may use vegetation, including existing 
scattered non-native trees, on or near the Project site for nesting, during construction 
would not occur. 

 
30. If potential historic, archaeological, or paleontological resources are uncovered 

during excavation or construction activities at the project site, work in the affected 
area will cease immediately and a qualified person (meeting the Secretary of the 
Interior’s standards (36CFR61)) shall be consulted by the applicant to evaluate the 
find, and as appropriate recommend alternative measures to avoid, minimize or 
mitigate negative effects on the historic, prehistoric, or paleontological resource. 
Determination and recommendations by the consultant shall be implemented as 
deemed appropriate by the Community and Economic Development Director, in 
consultation with the State Historic Preservation Officer (SHPO) before any work 
commences in the affected area. 

 
31. If human remains are discovered, work in the affected area shall cease immediately 

and the County Coroner shall be notified. If it is determined that the remains are 
potentially Native American, the California Native American Heritage Commission 
shall be notified, and appropriate measures provided by State law shall be 
implemented. 

 
BUILDING & SAFETY DIVISION 
 
32. Plans submitted shall conform to the 2023 California Building Standards and the LA 

County Code with the EMMC.  
 
PROJECT PLANS 
 
33. Prior to the recording of the Final Map, the City and/or developer shall submit a 

composite development plan showing all required and intended public and private 
improvements for the land parcels and public roadway as delineated in the Map 
approved herein. 

 



RESOLUTION NO. 3652 | 11 
 

34. All garages shall incorporate the use of automated garage door opener and lighting.  
Said garage door and opener must be maintained in an operable state at all times, 
and shall maintain an inside “clear” dimension of 20’x20’ for standard 2-car garages. 

35. Garage and surface parking areas shall not be used for storage to the exclusion of the 
parking of vehicles.  

 
36. A delineated decorative pedestrian path shall be provided to connect from the public-

right-of-way to all of the entryways of units within the development. 
 
37. Prior to installation, placement and design of mailboxes shall be reviewed and 

approved by both the Planning Division and the U.S. Postal Service. 
 

38. Decorative exterior lighting fixtures shall be provided and subject to the review and 
approval of the Planning Division.   

 
39. The developer shall prewire each unit to allow for the future installation of an electric 

vehicle charging station in the garage.  
 

40. The site’s driveways and open parking spaces shall not be used for the repair for 
vehicles.  
 

41. Outdoor storage and the parking of inoperable vehicles and recreational vehicles 
(RV’s) on the subject property shall be prohibited.   

 
42. Parking along the driveway shall be prohibited at all times. 

 
43. Decorative pavers shall be installed at the project entrance and in other locations 

along the common driveway to break up the paving to the satisfaction of the 
Community & Economic Development Director. 
   

44. The applicant will consult with their designated trash service provider to create a plan 
for trash collection. This plan must be reviewed and approved by City Staff prior to 
implementation. 
 

LANDSCAPING 
 
45. The applicant shall be required to submit to the Planning Division for review and 

approval of a detailed landscape/irrigation plan for the site that is prepared by a State 
Licensed Landscape Architect.  The plan shall address the following items: 
a. Comply with the State mandated Model Water Efficient Landscape Ordinance 

(MWELO) 2015 update and Chapter 17.11 - Water Efficiency of the El Monte 
Municipal Code (EMMC).  

b. An automatic timed underground irrigation system shall be installed and 
maintained for each landscaped area.  

 
46. The landscape plan shall provide for a variety of groundcover, grasses, shrubs, 

perennials, and ornamental trees with various textures, heights, size and variety of 
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foliage and flower color, per EMMC.The landscape plan shall include a Plant Legend 
containing: plant symbol, scientific name of plant material, common name of plant 
material, plant container size, plant spacing in “inches”, and images. Single row and 
triangle plant spacing are preferred. Very low, low and medium water usage plant 
materials are encouraged. 

 
47. The applicant shall provide two (2) 24” box trees within the street setback area.  

 
48. All landscape and irrigation areas shall be installed prior to issuance of a Certificate 

of Occupancy. 
 
49. The proposed landscape plan shall provide a planting palette to match/complement 

the proposed architecture. 
 

50. The Applicant/property owners shall maintain all landscaped areas within the property, 
including the front P.R.O.W that is directly adjacent to the site.  
 

51. One (1) 36” box ornamental shade tree shall be required within the public right-of-way.  
The trees must be inspected and approved by a City Arborist prior to installation.   

 
52. The future HOA and property owners shall maintain all landscaped areas within the 

property, including the front P.R.O.W that is directly adjacent to the site.  
 
53. Protected trees to be removed shall be subject to review and approval of a tree 

removal permit prior to Planning Division approval of a grading permit. 
 
54. Any removed protected trees shall be replaced with a tree ratio of 2:1. 36-inch box 

trees with a minimum height of twelve (12) feet shall be planted with a suitable species 
approved by the Community and Economic Development Department. If any trees 
cannot be planted on the subject property, or the immediate public right-of-way, an in-
lieu fee may be paid into the City’s tree mitigation and planting fund pursuant to the 
Planning fee schedule. 

 
LIGHTING 
 
55. The developer shall submit a photometric plan to the Planning and Building & Safety 

Divisions for review and it shall provide a minimum of one (1) foot-candle throughout 
the site.  Where available and deemed necessary by the City Planner, the system 
must be equipped with vandal resistant covers and be shielded to direct light away 
from all neighboring uses, and comply with CALGreen or local ordinance, whichever 
is more stringent.  The lighting plan shall include the design and specifications for all 
proposed exterior site lighting fixtures and shall be reviewed for quality, aesthetics, 
and illumination values. 

 
56. The developer shall submit for review by the Planning and Building & Safety Divisions, 

the design and specifications for all proposed lighting fixtures proposed for the 
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"Flag" 2'x2' lower back corner of 14'x48' face
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Flag starts at a reasonable height above the building, but decreases in a straight line to almost touch the northwest corner of the building.
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Flag starts 5'-4" higher and thus ends up 5'-4" above the northest corner of the building 
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Flag is getting closer to the roof of the building.
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Flag did decrease in elevation, but it is still 5'-4" above the the lower elevation flag above.  This approx. 6'-4" above the roof is visually enough separation.

markk
Callout
Flag is getting very close to the roof of the building as we approach the building. This will negatively effect the revenue of the sign. Based on the fact the flag is 2'x2', the separation of the lower back corner of the digital face might only be 1' above the roof visually. 
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Flag is less than 1' above the roof.  Notice how it moves along the roof at about the same distance from the roof as one approaches the building.
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Flag is still maintaining this ~1' from the roof of the building
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markk
Callout
Flag is remaining a reasonable distance from the roof.
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Flag is always too close to the north side of the building.
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Flag ends a reasonable distance from the roof of the building



markk
Callout
Flag is always visible and moves backwards as one approaches the building
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Flag is visible.
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Flag is visible.
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Flag is visible.
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Flag is visible the entire time as one approaches the building.
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